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1.0 Introduction 

1.1 Summerfield Homes submitted representations concerning the proposals for the SW 

Exeter part of the District and the Attwells Farm omission site. This statement is 

intended to supplement, not repeat, those representations. Attached as Appendix 1 

is a Technical Note which addresses transport issues relating principally to the 

Attwells Farm omission site but which also briefly comments upon transport issues 

relevant to the SW Exeter allocation.  

2.0 Inspector's Questions 

 Question 59 

2.1 In our representations and our statement in respect of Matter 5 we set out our view 

 that the overall amount of development within the District as a whole is not justified 

 and similarly the amount within the Edge of Exeter sub area of the District is not 

 justified. We believe that the overall housing requirement should be increased and a 

 greater number should also be provided on the edge of Exeter. This would provide a 

 flexible and responsive housing supply for the Exeter housing market to offset the 

 inability of Exeter City Council to meet the City's identified housing needs within its 

 own administrative boundaries.   

 Question 60  

2.2 The Technical Note on transport issues attached as Appendix 1 to this Statement 

 sets out some fundamental concerns over potential for the transport infrastructure 

 required to deliver the SWE proposals to undermine the timely delivery of houses on 

 the site. Other infrastructure requirements  introduce a similar level of uncertainty 

 regarding the timing of housing completions on the site. We note that the site is in 

 several land ownerships and there is no mechanism currently in place to deal with 

 infrastructure delivery.  

2.3 In any case, para 10.25 of the draft Plan states, 

  "due to the scale of infrastructure and need for a modal shift in transport  

  provision, it is likely that the  development within Teignbridge would come 

  towards the latter part of the plan period." 
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2.4 It would appear therefore that the South West Exeter site is not going to be able to 

 contribute anything significant to the District's housing supply in the immediate term 

 or for some considerable time.   

 Question 61 

2.5 In addition to these infrastructure requirements, we have noted in our 

 representations the significant physical constraints (including archaeological, 

 topographical and landscape)  to development at the proposed South West Exeter 

 allocation. These are identified in the representations of others, including those 

 made on behalf of those promoting it. Indeed, it would appear from those 

 representations that the land take of the proposed  allocation is insufficient to 

 deliver the scale of housing proposed unless a density of 50 dwellings per 

 hectare is applied across the site. A development averaging a density of this nature 

 is highly unlikely to result in the high quality design for all development that the 

 NPPF advocates, nor be suitable in this edge of settlement location. 

2.6 It appears therefore that there is significant uncertainty about the ability of the 

 proposed allocation to deliver the 2000 houses proposed even in the latter stages of 

 the Plan period. 

 Question 68  

2.7 Attwells Farm was considered as an alternative to the SW Exeter site within the 

 Council's Issues and Options Report of 2010. However, in our representations in 

 response to that consultation and in response to all subsequent consultations we 

 have consistently promoted Attwells Farm as a site that should be allocated in 

 addition to, not instead of, the SW Exeter site. It is not large enough to be 

 considered as an alternative.  

2.8  Despite this, in its paper setting out changes to the emerging Plan arising from the 

 Issues and Options consultation the Council stated, 

  "The site at Attwells Farm was not included in the Plan as it was not  

  considered to be an appropriate alternative to growth adjacent to   

  Alphington."  
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2.9 It  is clear from its inclusion within the Issues and Options Report that the Council 

 considers Attwells Farm to be a suitable and sustainable housing site. However, we 

 can find no evidence that the Council has ever properly considered whether Attwells 

 Farm should be allocated for housing-led development in addition to an allocation 

 at  SW  Exeter.  

2.10 Attwells Farm is within the control of one developer and as a much smaller site can 

 start to deliver housing much quicker than the site at South West Exeter. 

3.0 What part of the LP is unsound? 

3.1 Summerfield Homes considers that Policy SWE1 is unsound. 

4.0 Which soundness criteria does it fail and why? 

4.1 For the reasons set out within our representations and as supplemented above, 

Policy SWE1 fails all four tests of soundness. It is not positively prepared  to meet 

objectively assessed housing needs of the edge of Exeter, it is not therefore justified 

as being the most appropriate strategy when considered against reasonable 

alternatives, would not lead to an effective strategy and would not be consistent with 

national policy. 

5.0 How can the LP be made sound? i.e. what change is 

required? 

5.1 To be made sound, Policy SWE1 needs to be refined in order that more certainty can 

be given to the likely housing yield of the site having regard to the physical 

constraints referred to above. This is likely to require an amended evidence base and 

further liaison with the scheme's promoters. 

5.2 In addition, in order to make the LP sound a new policy should be introduced 

proposing a housing led allocation of circa 500 houses at Attwells Farm based on the 

concept masterplan attached to our previous representations.  This would provide for 

a greater number of houses within the edge of Exeter part of the District in order to 

provide a flexible and responsive housing supply to offset the inability of Exeter City 

Council to meet the City's identified housing needs within its own administrative 
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boundaries.  It would also provide a site that could deliver houses, including 

affordable houses,  in the first half of the Plan period within this part of the District 

and within a suitable and highly sustainable location  
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This technical appendix should be read in conjunction with the pre-hearing statement 

prepared on behalf of Summerfield Homes and addresses transport issues.  

The Exwick area, within which Attwells Farm is located, is primarily residential, with a 

significant amount of relatively recently built infrastructure, which is of a good quality. 

The area benefits from a regular and high quality bus service, which is provided through 

services E and F1/F2, which both deliver a 10 minute frequency service between Exwick and 

the city centre For onward connections), via Cowick Street, with journey time being generally 

around 20 minutes. The services provide a link into the main residential Exwick development 

via Kinnerton Way and Farm Hill. Both services provide for direct onward travel beyond the 

city centre to the Beacon Heath area on the north east side of the city. The city centre (Fore 

Street and High Street) offers an opportunity to transfer to a number of other services 

serving Exeter and its environs. The E and F1/F2 services operate from early morning to late 

evening, catering for the needs of both employment and other trips. Service Z also operates 

on Kinnerton Way, offering an additional early morning service. 

The bus route for services E, F1 and F2 passes the eastern end of Station Road, which is 

within easy walking distance of the main Exeter St David’s railway station, passes adjacent 

St Thomas’ railway station, off Cowick Street, and also passes within walking distance of 

Exeter Central and St James Park stations. It is clear that the bus services offer a very 

substantial choice of sustainable transport for the Exwick area and for the Attwells Farm site. 

There are a number of local services available to the site within a reasonable walking 

distance of the site, including a primary school, a community centre and a local convenience 

shop. All general services are, of course, available within or close to the city centre, or easily 

accessible therefrom. 

The planning proposals for the Attwells Farm site indicate that the residential development 

would be at the eastern side of the land, adjoining the existing built form. Much of this 

developable area would be within 400 metres (being an acceptable recommended maximum 

distance) of the nearest bus stop served by the F1/F2 service, although the western 

extremity of the proposed residential development would be about 570 m from the nearest 

bus stop. 

Being on the western edge of the city, it is important that the focus of transport provision be 

made on the eastern side of the site, with all major modes facing towards Exeter. It is 

recognised that the scale of the development requires that consideration be given to two 

points of access. 

The site has been considered in the context of access, and, following discussions with 

officers of the County Council a strategy for access has been determined. This would 

include: 

• Primary vehicular access by way of an extension to Kinnerton Way 
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• Pedestrian and cycle link between site and Liverpool Hill (which 

becomes Gloucester Road); 

• Additional pedestrian links to surrounding public footpath network 

• Possible emergency access from Rowthorne Road. 

The Kinnerton Way route was designed as a bus route; no transport issues around capacity, 

either in an environmental or physical context, have been identified within the residential 

area, that would preclude a new development which would generate an estimated maximum 

of up to 300 new vehicle trips in the peak periods. 

Kinnerton Way has a very limited amount of frontage development, and has been laid out at 

its western end with a view to being extended into the Attwells Farm site, i.e. designed with 

further development in mind. 

The impact of the proposed development at Attwells Farm on other roads is clearly a 

potential issue. In order to assess the impact of development traffic on the local road 

network, a number of road junctions have been identified, following discussions with officers 

of the highway authority, as being potentially required to be assessed in relation to capacity. 

These junctions include: 

• Kinnerton Way/Exwick Road/St Andrews Road 

• Exwick Road/Station Road/ 

• Station Road/Cowley Bridge Road 

• Exwick Road/Redhills Road/Okehampton Road 

• Cowick Lane/Cowick Street/Buddle Lane/Dunsford Road 

Initial consideration of these junctions suggests that the degree of alterations to provide 

increased capacity will be modest. Certain of the junctions do not lend themselves to 

significant physical upgrades because of their constrained nature, but we would contend that 

the most constrained traffic signal controlled junctions (Exwick Road/Okehampton Road and 

Buddle Lane/Cowick Street) would benefit from an upgrade to include more responsive and 

efficient telematics, which are known to have the potential to offer a material increase in 

capacity at peak periods. There is some room for improvements at the Station Road/Cowley 

Bridge Road junction, but the railway level crossing will always have to be given the greatest 

consideration from safety and operational considerations. 

The NPPF, at para 32 states: 

All developments that generate significant amounts of movement should be supported by a  

Transport Statement or Transport Assessment. Plans and decisions should take account of 

whether: 

● the opportunities for sustainable transport modes have been taken up depending 

on the nature and location of the site, to reduce the need for major transport 

infrastructure; 

● safe and suitable access to the site can be achieved for all people; and 

● improvements can be undertaken within the transport network that cost effectively 

limit the significant impacts of the development. Development should only be 
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prevented or refused on transport grounds where the residual 

cumulative impacts of development are severe. 

In line with the principles of the NPPF, it is intended that the focus of the transport strategy 

be placed not on the delivery of large scale infrastructure improvements, but on the delivery 

of i) an extension of the high quality E/F1/F2 service to penetrate the Attwells Farm site, 

bring walking distances from all properties to the nearest bus stop within a 300-400 range ii) 

bringing the bus route up to Bus Showcase standards (upgrades to local shelters, 

information, RTPI), iii) a high quality travel plan for the site, including initial subsidies 

(vouchers or similar) for bus users, iv) a possible additional car club station on the site, and  

v) the provision of a personalised travel planning service for all new occupants on the site, 

with a view to establishing a cultural bias in favour of sustainable means of transport from 

the outset. It is also intended that the personalised travel planning arrangements for the site 

be extended to cover the existing adjacent residential area, with a view to banking trips from 

this significant area of development. 

The development could provide for a high quality pedestrian and cycle link between the 

proposed housing site and the relatively newly provided Exwick Heights primary school, 

located to the south side of Exwick Lane. Such a link could have significant benefits in terms 

of reducing morning peak period traffic from the site, and achieve objectives to provide for 

safe routes to school. 

An emergency only access is proposed to Rowthorne Road. The nature of Rowthorne Road 

is not considered to be satisfactory to cater as a general vehicular access point to serve the 

site, principally because of the constrained widths (single lane with passing places), although 

at and beyond its junction with Redhills/Exwick Lane the route is satisfactory. 

It was suggested in the Teignbridge Plan Area Strategic Housing Land Availability 

Assessment Review 2009, Annex 6 - Detailed assessments of all developable sites in the 

Teignbridge plan area, that the Attwells Farm site would require two or more access points 

for the size of development proposed. However, the size of the development is not the 

governing factor. The main consideration is the ability of the emergency services to access 

the site within their respond times (refer to Manual for Streets, para 6.7.3 and 6.7.4). There 

is no suggestion that with the limited frontage development on Kinnerton Way response 

times would be compromised in any way, so a single access is not considered likely to 

attract a objection from the local fire service. 

 

It is considered that the proposed allocation of housing land at Exwick should be considered, 

from a transport perspective, against the transport issues at the preferred SWE1 site at 

Alphington.  

In a previous submission on behalf of Summerfield Homes, it was stated: 

‘A strategy including an allocation at Attwells Farm (500 houses) and a smaller than 
previously envisaged allocation on land to the south west of Exeter (1500 houses) would 
have the same impact on infrastructure issues (transport, schools, etc) than the previously 
envisaged proposals to the south west of Exeter. Development at Attwells Farm site would 
place no greater demands on infrastructure and would not prevent improvements to 
infrastructure that would be required to support an urban extension on this side of the City. 
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For example, any affordable housing need could be met in the same way as it 
would if a single site were developed. In other words, a strategy involving the 
development of more than one site would be able to achieve the same 
community benefits and infrastructure improvements as one involving only a single site. 
However, as explained above, the advantage it would have is that it would introduce much 
needed flexibility and certainty of delivery’. 
(TEIGNBRIDGE CORE STRATEGY PREFERRED OPTIONS Representations on behalf of 
Summerfield Homes FEBRUARY 2012). 
 
In its Proposed Submission Teignbridge Local Plan (November 2012) paper, the TBC 
considers the SWE1 South West of Exeter urban Extension site. It specifically identifies that 
there are issues related to that site, mainly in connection with the fact that the A379 falls 
between the site and the adjoining city area (Marsh Barton etc). The paper identifies the 
need to ‘bridge the barriers presented by transport infrastructure‘ and sets out a significant 
requirement for major transport infrastructure:  
‘public transport and highway improvements are required including an enhanced public 
transport route, 1000 space park and ride hub, access to a new rail halt at Marsh Barton, 
improvements to Bridge Road, enhancements to the A379 from Chudleigh Road to Bridge 
Road, including improvements to existing junctions and new junctions to serve the 
development and, remodelling of the Devon Hotel junction at the A379 and B3123…’ 
 
The A379 is a significant transport corridor to the south of Exeter; it connects the south and 
south eastern side of the city via Bad Homburg Way and Bridge Road to the A38. The A379 
in the vicinity of the proposed SWE1 site is a 4 lane single  carriageway, with a 40 mph 
speed limit. The route itself presents significant issues related to severance and connectivity. 
The council suggest that ‘improvements to the A379 are necessary to avoid this road 
becoming a barrier which could divide and prevent a well-connected and sustainable place. 
It will be necessary to change the nature of the road so that it can begin to integrate with and 
become a functioning part of the development……Changes to the nature of the road could 
include, for example, speed reductions, providing pedestrian crossings at key points, 
consideration of a footbridge’.(Para 10.11). the paper goes on to mention the need to 
consider the impacts that road noise will have on the proposed site. 
 
It is considered that a four lane single carriageway is very difficult to negotiate by 
pedestrians. Suggested over-bridge provision, whilst achievable, is an expensive option to 
consider, and overbridges often fail to address pedestrian desire lines in the way that 
surface level crossings can achieve. However, crossing a four lane single carriageway is not 
readily achievable without providing for a central break, for which there is insufficient room 
within the carriageway space available. All crossing points are therefore likely to be 
expensive and disruptive. 
 
As recognised in para 10.24 of the paper, there is a prospect that the infrastructure upon 
which the SWE1 site relies might not be delivered, or might not be provided at the pace 
required to ensure the delivery of the housing numbers required.  At para 10.25 the scale of 
the necessary infrastructure is also recognised, in the context of the need for modal shift in 
transport provision, and for this reason recognises that ‘development within Teignbridge 
would come towards the latter part of the plan period’. 
 
Whilst some of the existing bus routes can be adapted to serve the proposed SWE1 site, 
and provide good services to the city centre, there are no services that offer a stop in 
proximity to the main Exeter St David’s railway station. 
 
This all reinforces the view that an additional site at Attwells Farm, which will not rely on 
significant transport infrastructure, but rather on the enhancement of transport services and 
infrastructures  already in place, and deliverables to which certainty can be attached (e.g the 
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provision of bus support, the use of personalised travel planning for all new 
residents etc), should be considered as an additional allocated site in the Local 
Plan. It is not suggested that the SWE1 site should not be supported, but it 
should be recognised in the phasing strategy for that site that part of its development should 
perhaps occur in the next plan period, when the potential for the delivery of the requisite 
transport infrastructure will be clearer. 
 
The suggested treatment of the A379 does not appear to have been fully assessed. Whilst 
the council recognises the need for any new access to the A379, and it would appear that 
several might be required, that there should be no impact on the M5/A38 junctions in the 
vicinity. The suggestion that traffic speeds (and therefore service levels) on the A379 might 
be reduced needs to be fully examined in the context of the wider implications for the south 
side of the city. 
 
It is considered that the Attwells Farm site sits comfortably with the requirements of para 32 
of the NPPF insofar as: 
 

• The need for major transport infrastructure can be avoided through taking up the 
opportunities that exist for taking up sustainable transport modes thorugh the 
provision of local pedestrian and cycle links, and providing for penetration by local 
bus services and their financial support. 

• Provision of safe and suitable access to the site, through the provision of a contained 
development that is not affected in terms of severance by any major transport routes, 
and is therefore particularly attractive for pedestrian and cycle movements. 

• The development will offer financial support for bus services, facilitate improvements 
to key identified junctions to afford capacity and safety improvements commensurate 
with the additional vehicular traffic burdens generated by the development. 

• The development will not result in severe residual cumulative impacts on the 
transport network of west Exeter. 
 

The Attwells Farm site is, in transport terms, an acceptable allocation site for the Teignbridge 
Local Plan that will be deliverable without reliance of uncertain external infrastructure 
provision, and give greater certainty to the ability to deliver the housing needs of the area. 
 
It is therefore considered that the Plan as proposed by the council could be questioned in 
relation to its soundness on the basis of: 

1. Justification – the Plan does not consider Attwells Farm as a deliverable alternative 
to the single option for the Edge of Exeter, but places reliance on a single phased 
development notwithstanding acknowledged potential difficulties with infrastructure 
delivery. 

2. Effectiveness: the Plan is clear that difficulties could exist with the SWE1 site, not 
because of the two areas in which the proposed site is located (partly in Exeter City 
Council boundary), but because the delivery of certain of the required infrastructure 
requirements are not within the control of the developers, namely the provision of a 
new railway halt station at Marsh Barton; it is well recognised that Network Rail, with 
whom negotiations have to be undertaken, have a very poor record in relation to 
decision making about development related infrastructure, and can often be the 
cause of delay. 

3. Consistency with national policy – the SWE1 development is reliant on major 
transport infrastructure (e.g. the delivery of a 1000 space P&R site, and the Marsh 
Barton railway halt) and it is questionable whether a site that is bisected by a four 
lane highway actually provides for safe and suitable access for all people, as 
required by the NPPF 
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